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Introduction

It is proposed to develop two dwellings on a lot located at 22 Hamilton Street, Corinella.
This report assesses the implications of the relevant planning policy of the Bass Coast
Planning Scheme on the proposed development.
2

The subject land

The subject land is located at 22 Hamilton Street, Corinella. It has an area of 800 sq.m. with a
frontage of 17.18 metres to Hamilton Street, which is sealed local street of Corinella.
3

Township context

Corinella was one of the first formal settlements n
i Victoria and is over 150 years old. It is
predominately residential n
i nature and is serviced by one commercial outlet and wellestablished community facilities.
It is situated on the rocky outcrop of Settlement Point, bounded by a steep cliff system on the
south side and rocky foreshore to the north. The foreshore is a significant landscape value for
the town.
The streetscapes are generally wide and reasonably well vegetated with trees.
The style of dwelling n
i the township has tended to follow the prevailing environmental and
economic conditions n
i the area, with many of the dwellings constructed n
i the earlier period
before the introduction of sewerage being generally of a small-scale, basic "holiday cottage"
style with space being provided on the lot for septic tank absorption areas. These structures
are generally of a simple unarticulated and featureless style incorporating single and double
story, timber framed construction with cement sheet or weather board cladding.
n
I recent times there has tended to be a change n
i the style of buildings to more substantial
particularly
the
coastal
Much
of the more recent housing development
structures;
areas.
near
ni the area has consisted of a more contemporary style incorporating strong building
articulation, varying materials of construction with contrasting and often bright colours to
reflect the beachside location.
i many respects a contradiction in
n
I its natural process of evolution, Corinella presents n
styles; with the newer and more contemporary buildings now emerging against the contrast of
the older, more basic style of dwelling.
4

Neighbourhood context

The neighbourhood of the subject land comprises a mixture of older and contemporary
dwellings. The nearby dwellings are generally of a detached form, comprising a mixture of
single and double storey construction and a mixture of building materials and styles.
The subject land is located on Hamilton Street which is one of the older streets of the
township and exhibits examples of some of the older dwellings of the township.
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The area generally has a gentle fall towards the northern foreshore area. The vegetation on
the area is mixed with some examples of mature cypress trees being the dominant species.
i the area are generally of a larger scale with more featuring than the
The newer structures n
older buildings. The materials of construction include timber or fibre-cement sheet and
weatherboards, with some masonry and rendered structures. The roof styles are generally
pitched corrugated iron or tiled structures. Some examples of medium density housing or
subdivision are scattered throughout the area.
The dwellings n
i the vicinity of the subject land comprise a wide range of forms and styles.
The extent of indigenous vegetation on the lots is also mixed, with many of the lots essentially
being cleared.
There is no designated preferred neighbourhood character for the area.
Photos of the site and area are shown n
i appendix 1.
5

Site context

The site is located within a well-developed residential area of Corinella, relatively close to the
northern foreshore.
The site has a gentle fall to the north-east of approximately 1.5 metres, which is consistent
with the general land form n
i the area. The site is cleared and vacant.
The site fronts Hamilton Street, which is a sealed and kerbed road. Reticulated water,
sewerage and electricity are available to the site.
A small general store and Community Centre are located on Smythe Street approximately
300 metres from the subject land The foreshore open space areas are located approximately
50 metres from the subject land.
The public transport ni the area is the VLine bus to Melbourne and the Bass Coast inter-town
service. Stops for these services are located n
i Smythe Street approximately 300 metres from
the subject land.
6

The proposed development

i the plans of
It is proposed to develop two, double storey dwellings on the site as shown n
Darren Brown Design.
Each dwelling is a double storey structure containing four bedrooms and the usual amenities.
The dwellings are joined at the lower level by two double garages which provides a
separation of the building form at the first floor level. External balconies are provided on the
first floor. The roof structures are a mix of skillion and flat forms, which helps lower the profile
of the buildings. The roofs are coloured Colorbond "basalt"
The built form is well articulated and of a contemporary form. The external wall materials are
a blend of Axon vertical cladding and Matrix express jointed panels. The colours are a blend
of "Slate" and "Cool white." This adds further interest and variation to the built form.
The built form and material of construction are consistent with other examples of more
i the township.
contemporary buildings n
3
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7

Planning controls

7.1

Zone controls

The subject land is included within the General Residential Zone of the Bass Coast Planning
Scheme. The land surrounding the site is also included n
i the General Residential Zone.
The subject land abuts Hamilton Street, which is not within a Road Zone.
A plan showing the zone and overlay controls ni the area is shown n
i appendix 2.
Clause 32.08-6 requires a permit to construct two or more dwellings on a lot.
The purpose of the General Residential Zone is:
To implement the State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement a n d local planning
policies.
To encourage development that respects the neighbourhood character o f the area.
To encourage a diversity o f housing types and housing growth particularly in
locations offering g o o d access to services and transport.
To allow educational, recreational, religious, community and a limited range of
other non residential uses to serve local community needs in appropriate locations.

The proposed development is consistent with the purpose of the General Residential Zone, in
that;
•
•
•

It implements the State Planning Policy Framework and Local Planning Policy
Framework as discussed later n
i this report.
i the provision of a range of
It provides for moderate housing growth and assists n
i the area.
density and variety of dwellings n
It respects, and is consistent with the neighbourhood character, particularly the
emerging character arising from the more contemporary developments n
i the area.
Design and Development Overlay

7.2

The subject land is affected by a Design and Development Overlay — Schedule 1 (DD01)
which also relates to adjoining residential lands. Under the provisions of DD01, a permit is
required for any proposed buildings and works that have a height greater than 7 metres
above ground level.
The maximum height of the proposed roof above natural surface is approximately 7.7 metres
i the plans. Accordingly, a permit si therefore required under the
as shown on the elevations n
DD01.
provisions of
The objectives of Schedule 1 to the Design and Development Overlay are:
•

To protect views from the coast to adjacent residential areas.

•

To protect views to the coast from adjacent residential areas.

•

To minimise the impact of development along the coastline.
4
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•

To protect and enhance the visual amenity and landscape of the coastal area.

•

To respond to the potential coastal impacts of climate change

The relevant decision guidelines under the schedule include the following:
•

•

The siting and design of proposed development in response to Council's adopted Design and
Siting Guidelines for Coastal Areas and Rural Hinterland 1999, and Siting and Design
Guidelines for Structures on the Victorian Coast, Victorian Coastal Council 1998.
The risks and coastal impacts associated with climate change, including;
o

Tides;

o

Storm surges;

o

Coastal processes; and

•

o Local topography and geology
Any Coastal Hazard Vulnerability assessment undertaken for the Western Port, Bass Strait
and Anderson Inlet coastal areas
The maintenance and improvement of the visual quality of the coastal landscape.
The preservation of views from the waters of Western Port Bass Strait, and Anderson Inlet.

•

The protection of views from coastal roads.

•

The intensity of human activity that the coastal landscape and environment can sustain.

•

The siting, colour and design of buildings.

•

The protection of the area for its recreational value.

•

The extent of any proposed removal of native vegetation.

•

The need for landscaping or vegetation screening.

•

The location, dimension and level of any excavation or alteration to the natural surface
including works to stabilise buffers in areas of fill or excavation.

•

The works to control drainage and storrnwater run-off from any building, access road or
driveway.

•

The impact the provision of physical infrastructure (particularly electricity and telephone) will
have on the landscape.

•

The location of building envelopes and siting of services in any proposed subdivision.

•

The views, if any, of the Department of Natural Resources and Environment.

•
•

The proposed development exceeds 7 metres above natural surface by only a small amount
of each roof profile as shown on the elevations. The overall height of the dwellings has been
minimised by;
•

Providing flat and low-slope roof profiles.

•

Following the natural slope of the site.

The bulk of the proposed dwellings will be minimised by adopting a semi-detached building
form that has a high degree of articulation and detailing. The blended and natural colours of
the dwellings will also not stand out.
The visual impact of the proposed development on the coastal areas will be minimal as it is
located within an urban area back from the coastal environs.
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Available views from the adjoining streets are relatively limited due to the presence of a
double storey dwelling on the lot to the south and a large cypress tree on the lot to the north.
The proposed development will present as a single double storey dwelling n
i the streetscape,
which is relatively common n
i the area.
Views from the coast to the subject land are restricted by the presence of intervening single
i external water views as part
storey dwellings. The proposed roof structure may be visible n
of the urban area and will be an indistinguishable element of these views and will not be a
discordant element of the landscape.
Views towards the coast will not be unreasonably impacted due to the street setback and
separation of the upper level built form which will provide for a viewline corridor across the
site to the north.
Photos of the view from the foreshore are shown ni appendix 1.
The Bass Coast Shire Design and Siting Guidelines include the following objectives for the
coast at Corinella.
•

To minimise the visual impact of development on the surrounding coastal area.

•

To enhance the character and visual quality of the Corinella foreshore hinterland.

The guidelines are shown below with relevant discussion points.
— The height o f new buildings should be consistent with the height o f surrounding
development, the slope a n d elevation o f the land and the extent and type o f vegetation
cover on the site. Their height should be below the existing tree canopy o f the locality.
Generally, the height o f the building should not exceed that o f its immediate neighbours
by more than one storey.

The heights of the proposed buildings are consistent with the height of the dwelling on the
i the area. The building height is also
lot to the south and other double storey dwellings n
i the area. It does not exceed the
consistent with the height of the cypress tree canopy n
height of its immediate neighbour by more than one storey.
The proposed development also does not exceed the maximum building height of 9
i Standard B7 of Clause 55.03-2.
metres specified n
should be responsive to
— The size, bulk, building materials a n d colour o f new buildings
the surrounding area. They should not dominate or stand out.

The size, bulk, building materials and colours of the proposed development are of a
contemporary form and scale that is consistent with the emerging form of the township.
roofing materials o f
new buildings
— The colour o f

The roof decking will be coloured with a darker colour that will not dominate or stand out.
i urban areas
The portion of the roof structure above 7 metres is of a typical roof form n
and will not be a discordant element of the landscape.
should be designed a n d oriented to optimise energy efficiency.
— All dwellings

The proposed development will meet relevant energy efficiency standards.
pitched and architectural features, should not
— The profile o f a building, including r o o f
unreasonably diminish the views enjoyed by neighbouring properties.
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The roof profiles comprise flat and skillion forms which are of a low profile. Combined with
the boundary setbacks and separation of the dwellings at the upper level, this will ensure
that any views enjoyed by neighbouring properties wil not be unreasonably diminished.
-

The colour o f roofing materials o f new buildings should be subdued a n d o f a nonreflective material to blend in with the surrounding natural environment and minimise
the visual impact and glare f r o m the r o o f when viewed f r o m beyond the site.

The chosen darker of the roofing materials will blend with the surrounding area and will
not cause glare.
-

A l l new buildings should be set back f r o m all boundaries to allow adequate separation
between buildings and to facilitate landscaping, particularly the retention and planting
o f indigenous trees and shrubs.

The boundary setbacks and separation of the dwellings at the upper level will ensure
adequate separation of buildings. Sufficient space will be provided for landscaping in
accordance with the Clause 55 requirements.
-

Existing indigenous vegetation should be retained as much as possible. New planting
a n d landscaping should screen new development f r o m vantage points, such as the jetty,
boat ramp a n d car park. Landscaping should complement and enhance the streetscape
a n d character o f the foreshore hinterland. This should be achieved using suitable
indigenous vegetation.

The site is cleared of vegetation. New landscaping will be provided as an integral part of
the proposed development.
The proposed development is consistent with the objectives of the Overlay and will minimise
the visual impact of development on the coastal landscape n
i that;
•

i distant views from the coast and will be an
It will only be partially visible n
indiscernible element of the view from the coast towards the Corinella urban area.

•

The portion of the roofs above 7 metres n
i height will be a relatively minor element of
the landscape and will not stand out or unreasonably restrict views to the coast from
residential areas.

•

It will not have a great impact on the visual amenity of the area as it is of a form
typical of the emerging character of Corinella.
Clause 55 Objectives

7.3

Clause 55 sets out the standards and objectives for two or more dwellings on a lot. The
design response meets the purpose of Clause 55 of the Scheme as discussed below
"To implement the State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning policies."
The proposed development meets the objective as:
•

It consolidates urban development within existing urban boundaries, being an infill
development n
i an established residential area.
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•

It maximises the use of existing infrastructure, with all utility infrastructure being
available to the site. It is also located on the sealed road network.

•

It assists n
i accommodating projected population growth n
i an appropriate manner. In
this respect, the Bass Coast Shire is one of Victoria's fastest growing areas and the
proposed development will assist n
i accommodating this strong growth demand.

•

It has an energy efficient orientation and layout.

•

It increases residential densities.

•

It respects neighbourhood character.

"To achieve residential development that respects the existing neighbourhood
character or which contributes to a preferred neighbourhood character."
The proposed development meets the objective as it is of a form and scale that is typical of
i the neighbourhood.
the built form now emerging n
"To encourage residential development that provides reasonable standards of amenity
for existing and new residents."
The proposed development meets the objective as:
•

It provides sufficient areas of open space with good solar access within the proposed
development.

•

It provides the opportunity for complementary landscaping.

•

It is located close to open space areas, community facilities and public transport.

"To encourage residential development that is responsive to the site and the
neighbourhood."
The proposed development meets the objective as it si of a scale that can be accommodated
on the site. The site coverage of the proposed development of the site is approximately 44%,
which is well below the ResCode maximum standard of 60% specified n
i Clause 55.03-3
8

State Planning Policy Framework

i planning schemes si to inform planning authorities and
The purpose of State policy n
responsible authorities of those aspects of State level planning policy, which they are to take
i planning and administering their respective areas. Relevant
into account and give effect to n
parts of the State Planning Policy Framework include;
15.01 Urban environment
15.01-1 Urban design
Objective
To create urban environments that are safe, functional and provide good
quality environments with a sense of place and cultural identity.

8
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Strategies
Promote good urban design to make the environment more liveable and
attractive.
Ensure new development or redevelopment contributes to community and
cultural life by improving safety, diversity and choice, the quality o f living
and working environments, accessibility and inclusiveness and
environmental sustainability.
Require development to respond to its context in terms o f urban character,
cultural heritage, natural features, surrounding landscape and climate.
Require development to include a site analysis and descriptive statement
explaining how the proposed development responds to the site and its
context.
Ensure sensitive landscape areas such as the bays and coastlines are
protected and that new development does not detract from their natural
quality.
Ensure transport corridors integrate land use planning, urban design and
transport planning and are developed and managed with particular attention
to urban design aspects.
Encourage retention o f existing vegetation or revegetation as part of
subdivision and development proposals.
15.01-2 Urban design principles
Objective
To achieve architectural and urban design outcomes that contribute
positively to local urban character and enhance the public realm while
minimising detrimental impact on neighbouring properties.
Strategies
Apply the following design principles to development proposals for nonresidential development or residential development not covered by Clause
54, Clause 55 or Clause 56:
Context
•

Development must take into account the natural, cultural and
strategic context o f its location.

•

Planning authorities should emphasise urban design policies and
frameworks for key locations or precincts.

•

A comprehensive site analysis should be the starting point o f the
design process and form the basis for consideration o f height, scale
and massing o f new development.

9
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The public realm

•

The public realm, which includes main pedestrian spaces, streets,
squares, parks and walkways, should be protected and enhanced.

Safety
•

New development should create urban environments that enhance
personal safety and property security and where people feel safe to live,
work and move in at any time.

Landmarks, views and vistas

•

Landmarks, views and vistas should be protected and enhanced or, where
appropriate, created by new additions to the built environment.

Pedestrian spaces

•

Design o f interfaces between buildings and public spaces, including the
arrangement o f adjoining activities, entrances, windows, and
architectural detailing, should enhance the visual and social experience of
the user.

Heritage

•

New development should respect, but not simply copy, historic
precedents and create a worthy legacy for future generations.

Consolidation o f sites and empty sites

•

New development should contribute to the complexity and diversity of
the built environment.

•

Site consolidation should not result in street frontages that are out of
keeping with the complexity and rhythm o f existing streetscapes.

•

The development process should be managed so that sites are not in an
unattractive, neglected state for excessive periods and the impacts from
vacant sites are minimised.

Light and shade

•

Enjoyment o f the public realm should be enhanced by a desirable balance
o f sunlight and shade.

•

This balance should not be compromised by undesirable overshadowing
or exposure to the sun.

Energy and resource efficiency

•

All building, subdivision and engineering works should include efficient
use o f resources and energy efficiency.

Architectural quality

•
•

New development should achieve high standards in architecture and
urban design.
Any rooftop plant, lift over-runs, service entries, communication devices,
and other technical attachment should be treated as part o f the overall
design.

Landscape architecture

•

Recognition should be given to the setting in which buildings are
designed and the integrating role o f landscape architecture

10
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15.01-5 Cultural identity and neighbourhood character
Objective
To recognise and protect cultural identity, neighbourhood character and
sense o f place.
Strategies
Ensure development responds and contributes to existing sense o f place and
cultural identity.
Ensure development recognises distinctive urban forms and layout and their
relationship to landscape and vegetation.
Ensure development responds to its context and reinforces special
characteristics o f local environment and place by emphasising:
•

The underlying natural landscape character.

•

The heritage values and built form that reflect community identity.

•

The values, needs and aspirations o f the community

16 HOUSING
Planning should provide for housing diversity, and ensure the efficient
provision o f supporting infrastructure.
New housing should have access to services and be planned for long term
sustainability, including walkability to activity centres, public transport,
schools and open space.
Planning for housing should include providing land for affordable housing.
16.01 Residential development
16.01-1 Integrated housing
Objective
To promote a housing market that meets community needs.
Strategies
Increase the supply o f housing in existing urban areas by facilitating
increased housing yield in appropriate locations, including under-utilised
urban land.
Ensure that the planning system supports the appropriate quantity, quality
and type o f housing, including the provision o f aged care facilities, supported
accommodation for people with disability, rooming houses, student
accommodation and social housing.
Ensure housing developments are integrated with infrastructure and services,
whether they are located in existing suburbs, growth areas or regional towns.
Encourage housing that is both water efficient and energy efficient.
11
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Facilitate the delivery o f high quality social housing to meet the needs of
Victorians.
16.01-2 Location of residential development
Objective
To locate new housing in or close to activity centres and in urban renewal
precincts and sites that offer good access to jobs, services and transport.
Strategies
Increase the proportion o f new housing in designated locations within
established urban areas and reduce the share o f new dwellings in greenfield
and dispersed development areas.
Encourage higher density housing development on sites that are well located
in relation to jobs, services and public transport.
Ensure an adequate supply o f redevelopment opportunities within established
urban areas to reduce the pressure for fringe development.
Facilitate residential development that is cost-effective in infrastructure
provision and use, energy efficient, incorporates water efficient design
principles and encourages public transport use.
Identify opportunities for increased residential densities to help consolidate
urban areas
16.01-4
Housing diversity
Objective
To provide for a range o f housing types to meet increasingly diverse needs.
Strategies
Ensure housing stock matches changing demand by widening housing
choice, particularly in the middle and outer suburbs.
Encourage the development o f well-designed medium-density housing
which:
•

Respects the neighbourhood character.

•

Improves housing choice.
Makes better use o f existing infrastructure.

•

• Improves energy efficiency o f housing.
Support opportunities for a wide range o f income groups to choose housing
in well-serviced locations.
Ensure planning for growth areas provides for a mix o f housing types and
higher housing densities in and around activity centres

12
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The proposed development is situated within a coastal settlement boundary and within a part
of the settlement that has the capacity to accommodate growth.
The policy provides broad encouragement for the provision of well-designed medium density
housing n
i established and serviced residential areas and for such development to be
respectful of the character of those areas.
The proposed development is therefore consistent with the policy ni that it is located n
i an
established residential area, provides for a choice of housing types and achieves a design
that provides for a high level of amenity for the dwelling occupants n
i a building style that is
becoming common n
i the area. The design, scale and height of the proposed dwelling is also
consistent with the existing and emerging character of the area.
9

Local Planning Policy Framework

The Municipal Strategic Statement (MSS) sets out the key strategic planning, land use and
development objectives for the municipality and the strategies and actions for achieving those
objectives. The MSS is contained n
i Clause 21 of the Bass Coast Planning Scheme and
contains the following relevant commentary.
21.02

SETTLEMENT

21.02-1

Growth of towns

Overview
The distinctive settlement pattern o f Bass Coast Shire, based on a hierarchy of
townships and villages, contributes to the diversity o f residential, commercial,
recreational and employment opportunities available not only to Shire's
residents, but to the wider community who visit the area.
A Settlement Hierarchy has been developed which seeks to set out the strategic
directions and development opportunities in the Shire. This is set out in the table
below, and in the Strategic Directions Framework Plan for Bass Coast Shire on
the following page.
Council has prepared Design Frameworks and Structure Plans for all towns that
inform the Local Areas section in Clause 21.10. These provide more specific
guidance about future land use in the Shire's towns.

The clause provides the following settlement definition for Corinella;
"Village: A settlement with moderate population levels and seasonal fluctuations.
Access to basic services. Sewer connections vary. Moderate to high levels of
holiday home ownership in settlements closer to Melbourne or regional centres."
The expansion and infill capacity is described as;
• Low spatial growth capacity.
•

Encourage growth within existing urban or appropriately zoned land, primarily
through in fill capacity and defined settlement boundaries.

13
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Key Issues
•

Managing expectations regarding future residential or rural residential
development o f rural land, and promote sustainable rural land use.

•

Maintaining a separation between townships and avoiding extending
residential development in a linear form along the coast.

•

Protecting areas o f environmental, landscape, agricultural, cultural or
recreational significance.

•

Protecting the liveability o f Bass Coast's rural areas.
Managing significant land use pressure from population growth and visitors.

•

Avoiding the expansion o f settlements into areas where environmental
hazards are identified.
Objectives and Strategies
•

Objective 1

To identify towns that are suitable for urban growth and to
provide for sufficient land in these towns for growth until
2030.

Strategy 1.1

Restrict urban development to existing urban areas except:
• Where the land is identified in an adopted Structure Plan as
being within a future settlement boundary, o r as part o f a
comprehensive review o f the relevant Structure Plan for a
town; and

Objective 2
Strategy 2.1

•

Where the future settlement boundary from the adopted
Structure Plan has been incorporated into the Bass Coast
Planning Scheme; and

•

Where staging o f the development is in accordance with a
development plan approved by Council.

To ensure that residential development and related urban
uses are restricted to existing or identified settlements.
Discourage urban growth beyond existing settlement boundaries
o f towns not identified in the Settlement Hierarchy included in
this Clause.

Strategy 2.5

Protect and maintain the existing rural character o f the Shire by
providing clear definitions and distinctions between rural and
urban areas.

Objective 3
Strategy 3.1

To encourage sustainable development and minimise
impacts on the environment.
Minimise the impact on significant environmental features
within identified settlement boundaries, and address these
impacts through the rezoning or development planning

Objective 4

processes.
To discourage urban development that encroaches or
impacts on significant environmental features.

Strategy 4.1

Ensure that urban growth and development enhances significant
environmental features by identifying and protecting these areas
during the preparation o f Structure Plans.

14
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Strategy 4.3

Ensure that development is set back from the coast to
accommodate coastal features, vegetation and climate change
impacts.

Objective 5

To discourage inappropriate development in areas where an
environmental hazard has been identified.

Objective 6

To enhance the sense o f identity for each community.
Ensure that new urban development contains high quality
infrastructure, community services and facilities.

Strategy 6.1

21.02-2

Housing

Overview
Provision needs to be made for a diverse range o f housing types and tenures to
cater for the municipality's varied community. As the population ages a more
diverse range o f housing is required. Provision also needs to be made for housing
that can be adapted to cater for people with disabilities and older persons when
the need arises. Housing in the area is becoming increasingly difficult to afford
for many residents in the municipality.
Urban consolidation is encouraged in areas that have the physical infrastructure,
community facilities and commercial facilities to support an increase in
population.
Key Issues
•
•

Providing housing to meet the demands o f a changing demographic profile.
Catering for an increasingly aged population.

• Providing affordable housing in the municipality.
Objectives and Strategies
Objective 1

Strategy 1.1

To increase housing densities and the consolidation o f urban
areas in appropriate locations and restrict increased housing
densities and the consolidation o f urban areas in
inappropriate locations.
Encourage increased housing densities within Wonthaggi,
CowesNentnor, San Remo, Inverloch and Grantville:
•

In proximity to commercial centres, community facilities and
services.

In areas nominated in structure plans or Design Frameworks.
• Within 200 metres o f a main commercial activity centre.
Discourage increased housing densities in Cape Paterson,
Dalyston, Kilcunda, Bass, Corinella, Coronet Bay, Newhaven,
Ventnor and Rhyll. Ensure that any development is consistent
with the prevailing character o f the area and is only located in
areas where there is adequate infrastructure and community
services.
•

Strategy 1.2

Strategy 1.3

Discourage increased housing densities in towns without the
appropriate infrastructure or services to support such
development, or where there are particular environmental or
character features, including the townships o f Tenby Point, Jam
Jerrup, Pioneer Bay, Adams Estate, Harmers Haven, The
Gurdies, South Dudley, Mabilia Road Estate in Kilcunda,
15
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Silverleaves, Sunset Strip, Wimbledon Heights, Smiths Beach,
Sunderland Bay, Surf Beach and Cape Woolamai.
Objective 2

To provide a diversity o f housing types to meet the needs of
all residents and visitors to the municipality.

Strategy 2.2

Ensure housing is designed to be accessible for people with
limited mobility.

Objective 3

To provide more affordable housing options in the
municipality.

Strategy 3.1

Encourage the provision o f affordable housing by ensuring that
housing:
•
•
•
•

Objective 4
Strategy 4.1

Is affordable for different income groups.
Is o f different types and forms.
Is responsive to the needs o f households at different life
stages.
Includes a range o f options that will sustain diverse
communities.

To provide a diversity o f lot sizes to meet the needs o f all
residents and visitors to the municipality.
Encourage the following densities;
•

1 dwelling per 300 sqm on land located within 400 metres of
a main commercial activity centre or community facility.

I dwelling per 450 sqm on land located within 800 metres of
a main commercial activity centre or community facility.
• 1 dwelling per 600 sqm on land located more than 800 metres
away from a main commercial activity centre o r community
centre.
To ensure new residential development contributes to the
new and upgraded infrastructure.
•

Objective 5
Strategy 5.1

21.05-4

Ensure new residential developments contribute towards the
provision o f infrastructure.

Design and Built Form

Overview
It is important that the valued aspects o f the municipality's character are not lost
through redevelopment.
Where the built form character o f an area is established and valued (and the area
has not been identified for substantial change), new development should respect
this character and add to the overall quality o f the urban environment. In areas
where built form change will be more substantial, high quality and site
responsive design should add to the diversity o f the built environment, enhance
the sense ,of place and incorporate the principles o f Environmentally Sensitive
Design.
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The strategies and objectives outlined in this clause apply to all forms of
development, including residential, commercial and industrial development.
Housing, particularly in areas where there are increased housing densities, needs
to respond to its context in terms o f character, cultural heritage, natural features,
surrounding landscape and climate.
Objectives and strategies
Objective 1

To achieve a high standard o f architecture and urban design
for built form and public spaces throughout the
municipality.

Strategy 1.1

Encourage high quality buildings and public spaces that are
environmentally, economically, and socially sustainable.

Strategy 1.2

Design and site development to complement the context in
which it sits.

Strategy 1.3

Ensure the siting o f buildings contributes positively to the public
realm and respects the character o f the area.

Strategy 1.4

Ensure a high quality o f design in industrial estates.
Development proposals should be assessed against the following
requirements:

Strategy 1.5

• All roof elements, including plant, lift over-runs, and other
building services should be absorbed within the overall
building form, o r included as part o f overall roof design.
•

Visible service areas (and other utility requirements) o f a
building should be treated as an integral part o f the overall
design and fully screened from public areas.

• All visible facades (including the rear and sides of
buildings) should provide a positive contribution to public
areas and interact with the public realm.
•
•
•

Long expanses o f solid walls should be avoided.
Buildings should incorporate design elements and a variety
o f materials that create articulation and visual interest.
Development along main traffic routes should incorporate
design elements that add visual interest to the front and rear
o f the buildings.

• Commercial, public or large residential developments
should incorporate public art.
•

Objective 2
Strategy 2.1
Strategy 2.2

The built form and materials used for development should
reflect the coastal setting and coastal architecture (where
relevant).

To maximise energy saving, water conservation, and the
principles o f Environmentally Sustainable Design.
Ensure development considers energy, water and natural
resource efficiency in the construction and operation.
Encouraging passive solar design, especially where there are
views to the north or south.
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21.09-11

1

Corinella

The Corinella Strategic Framework Plan establishes a clear direction for the
future physical form o f Corinella in that it defines a settlement boundary for
residential development and precincts for consolidated commercial areas.
Corinella is one o f the first formal settlements in Victoria having been settled
in 1826. It is credited with having the first Government House in the colony.
There are two identifiable community/commercial focal points: the park,
caravan park and pier and at Settlement Point.
Settlement
•
•

Contain development within the settlement boundary, identified on the
Corinella Strategic Framework Plan.
Support the continued infill development o f short-term residential areas
adjacent to Smythe, Balcombe, and Anderson Streets, encouraging
development to be consistent with existing town character.

Land uses
• Maintain two focal points for community and commercial development,
with the Smythe Street centre being the major commercial/community
centre and the Settlement Point area being the focus for community and
low-key tourism facilities.
Landscape and built form
Protect and enhance the significant tree lined streetscapes and mature
vegetation within private properties.
• Protect and enhance the low-key character, environmental qualities and
community character.
• Protect views to and from Western Port and adjacent rural landscapes.
Infrastructure
•

Ensure additional residential development undertakes as appropriate local
traffic analysis and traffic management measures to minimise impacts on
the existing road network and surrounding areas, including appropriate
upgrading, reconfiguring, enhancing and landscaping o f existing impacted
streets and intersections.
• Ensure utilities upgrade occurs so as additional utility service capacity is
available for new development.
•

The Local Planning Policy Framework places emphasis on containing urban development
within existing settlement boundaries and supports the provision of diversity n
i housing types
and more affordable housing options.
Development which respects neighbourhood character is also encouraged.
The proposed development does not amount to a substantial increase n
i housing density in
the area and is consistent with that envisaged for the area. The proposed development will
make a modest contribution to the consolidation of an existing residential area n
i a manner
that will not significantly change its existing character and si therefore consistent with the
thrust of the relevant policy.
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The local policy also provides more definition to the application of the policy relating to
medium density housing. It encourages increased housing densities n
i appropriate locations
n
i the major townships. However, it discourages increased housing densities n
i towns without
appropriate infrastructure or services to support such development, or where there are
particular environmental or character features. The proposed development will result n
i a
development density of 1:400 sq.m. which is relatively modest by medium density housing
standards.
The subject land is located approximately 300 metres from the Corinella commercial area and
community centre. The local policy suggests a density of 1 dwelling per 300 sq.m of site area
if located within 400 metres main commercial activity centre or community facility. The
proposed development meets this policy.

10 Conclusion
The proposed development is consistent with the purpose of the General Residential Zone,
and has support n
i the State and Local Planning Policy Frameworks; particularly the policies
relating to the provision of well-designed medium density housing n
i established and serviced
residential areas and for such development to be respectful of the character of those areas.
The proposed development has achieved the objectives relating to urban consolidation n
i a
i contemporary planning policy and which provides support for
manner that is encouraged n
increased housing densities n
i certain locations. The design, scale and height of the proposed
dwelling is consistent with the existing and emerging character of the area.
The proposed development meets the Local Planning Policy Framework for Corinella as it
comprises infill development within an existing coastal settlement boundary.
The height of the proposed development is also consistent with the DD01 provisions n
i that it
will be an indiscernible element of views from coastal areas and will have no impact on the
visual amenity and landscape of the coastal area
The built form will also not result n
i an unreasonable intrusion into any views that may be
available to the coastal areas from nearby properties.
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AT-3. Planning Permit Application 170172 - 22 Hamilton Street, Corinella - Neighbourhood lot size and context

Vicmap property data is supplied by the Department of Environment Lands, Water & Planning (DELWP).
Mapping data provided in this map combines Vicmap data with mapping data supplied by Bass Coast
Shire.
Horizontal Datum: Australian Geocentric Datum of Australia 1994 MGA Zone 55
Verticqal Dataum: Australian Height Datum based on Mean sea level
NOTE: All Map Data should be used for planning purposes only and should be verified on site

Bass Coast Shire Council
Print date:20/10/2017
Original at A3 Landscape

AT-4. Planning Permit Application 170172 - 22 Hamilton Street, Corinella Site and Context Imagery

